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INTRODUCTION 
The City of Manteca (City) determined that a Project-level environmental impact report (EIR) was 

required for the proposed Union Ranch North Project (proposed Project) pursuant to the 

requirements of the California Environmental Quality Act (CEQA).  

A Project EIR is an EIR which examines the environmental impacts of a specific development 

project.  This type of EIR focuses primarily on the changes in the environment that would result 

from the proposed Project. A Project EIR examines all phases of a project including planning, 

construction, and operation. The Project EIR approach is appropriate for the proposed Project 

because it allows comprehensive consideration of the reasonably anticipated scope of the 

proposed Project, including development and operation of the proposed Project, as described in 

greater detail below. 

PROJECT DESCRIPTION 
The following provides a summary and overview of the proposed Project.  Chapter 2.0 of the Draft 

EIR includes a detailed description of the proposed Project, including maps and graphics.  The 

reader is referred to Chapter 2.0 for a more complete and thorough description of the 

components of the proposed Project.   

The Project site includes several distinct planning boundaries defined below. The following terms 

are used throughout this document to describe planning area boundaries within the Project site: 

• Annexation Area – includes the whole of the Project site (approximately 133.18 acres), 

including the approximate 101.1-acre Development Area, the approximate 32.08-acre 

Non-Development Areas, and all public right-of-way along Union Road fronting the 

Development and Non-Development Areas. 

• Development Area - includes the parcels being annexed that will be entitled for 

subdivision and development (101.1 acres). 

• Non-Development Area - includes the parcels being annexed that will not be entitled for 

subdivision or development. This includes three separate areas, each described as an 

Annexation SubArea. The three areas total (32.08 acres) and are further defined below: 

o Annexation SubArea 1 - 9.82 ac 

o Annexation SubArea 2 - 10.98 ac 

o Annexation SubArea 3 - 11.28 ac 

The principal goal of the proposed Project is the annexation of the Project site into the City of 

Manteca, and approval and subsequent development of the Project. The quantifiable goals and 

objectives of the proposed Project include annexation of 133.18 acres, which includes a 

Development and Non-development Area. 
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The quantifiable objectives include the development of up to 465 single family residential units 

(the Tentative Map reflects 455 units). The quantifiable objectives include the development of 

approximately 4.75 acres for the development of Tide Water Bike Trail.. The Project objectives also 

include the installation of new public roadways that will provide pedestrian and vehicular access to 

the Project site and surrounding community areas, and other improvements, including water 

supply, storm drainage, sewer facilities and landscaping. 

The objectives of the proposed Development are as follows: 

• Provide residential housing opportunities that are visually attractive and accommodate the 

future housing demand in Manteca.  

• Establish a mixture of residential product types that collectively provide for local and 

regional housing and that take advantage of the area’s high level of accessibility.  

• Provide infrastructure and park space that meets City standards, is integrated with existing 

and planned facilities and connections, and increases recreation opportunities for existing 

and future residents of the City.  

• Establish a logical phasing plan designed to ensure that each phase of development would 

include necessary public improvements required to meet City standards.  

• Annex the three Annexation SubAreas to avoid the creation of islands. Annexation of these 

areas would establish a logical and orderly city limit line that promotes the efficient 

extension of municipal services.  

• Allow all existing property owners with existing and legal non-conforming uses located in 

the Non-Development Areas (SubArea 1, 2, and 3) to continue to use and enjoy their 

properties in perpetuity in the same manner as prior to annexation. Non-conforming uses 

include the existing agricultural uses (orchards, row crops, livestock/farm animals, 

fowl/poultry, apiary, etc.), existing residences, existing outbuildings, equipment storage, 

roadways, irrigation, etc. even if left fallow or not used for such temporarily.  

The proposed Project will expand the existing circulation system to serve the proposed Project and 

northern Manteca. Roadway access to the Project site would also be available directly from the 

residential community just to the south of the Project site. Additionally, the proposed Project will 

provide sidewalks, bike lanes, and landscaping to offer additional bicycling and walking facilities for 

all of Manteca's residents. This includes the continuation of the Tide Water Bike Trail through the 

Project site. The Development Area and its circulation system is a natural progression of the 

existing developed land uses and the street network in northern Manteca.  

The proposed Project will connect to Bronswick Rd. The site design will align with the existing 

streets to maintain a high degree of connectivity between neighborhoods and minimize circuitous 

travel per GP Policy C-2.7. Connection to Bronswick Rd. is necessary to provide an alternative route 

that is direct and convenient per GP Policy C-2.5. The street connection is necessary to facilitate a 

Class II Bike Lane along Bronswick Rd. as shown in Figure C-3: Active Transportation Plan - Bicycle 

Network.  
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The construction of on-site infrastructure improvements would be required to accommodate 

development of the Development Area, including water, storm drainage, wastewater, and 

regulated dry utilities.  

The storm drainage strategy will utilize a phased approach that would include construction of a 

4.57 acres temporary storm drainage basin within the Tentative Map development area, and 

ultimately a connection to a future offsite storm drainage basin/park proposed and controlled by 

the City of Manteca to the north of the Project site. The temporary on-site basins must be sized 

and calculated to the specifications of the City Engineer. Once replaced by an offsite permanent 

basin, the 4.57 acres that makes up the temporary basin will be decommissioned and replaced 

with the residential lots as shown on the tentative map. As tributary to the future offsite storm 

drainage basin/park to be located to the north, the Project will be required to design and 

develop/contribute to the permanent offsite storm drainage solution. If a permanent/long term 

basin/park is developed on-site, the City will need to review and approve the size, location, and 

design per City standards to ensure it functions as a long-term storm drainage solution.  

The proposed Project anticipates a Development Agreement that will be negotiated between the 

City and Applicant. Terms of the Development Agreement are not available at this early stage of 

review, but will be required to be consistent with the environmental analysis, including any 

mitigation measures that are created to reduce impacts.  

ALTERNATIVES TO THE PROPOSED PROJECT 
The CEQA Guidelines require an EIR to describe a reasonable range of alternatives to the Project or 

to the location of the Project which would reduce or avoid significant impacts, and which could 

feasibly accomplish the basic objectives of the proposed Project. Three alternatives to the 

proposed Project were developed based on input from City staff and the technical analysis 

performed to identify the environmental effects of the proposed Project. The alternatives analyzed 

in this EIR include the following three alternatives in addition to the proposed Project. 

• No Project (No Build) Alternative: Under this alternative, development of the Project site 

would not occur, and the Project site would remain in its current existing condition.  

• Increased Density Alternative: Under this alternative, the proposed Project would be 

developed with the same amenities as described in the Project Description, but the density 

of the residential uses would be increased. 

• Agricultural Protection Alternative: Under this alternative, the proposed Project would be 

developed in such a way to protect those lands currently identified as prime farmland and 

farmland of statewide importance, by reducing the overall footprint of the developed 

areas to a greater extent than the Increased Density Alternative.  

Alternatives are described in detail in Chapter 5. Table ES-1 provides a comparison of the 

alternatives using a qualitative matrix that compares each of the alternatives’ impacts to the 

proposed Project, as well as relative to each of the other Project alternatives (in parentheses).  
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TABLE ES-1: COMPARISON OF ALTERNATIVE PROJECT IMPACTS TO THE PROPOSED PROJECT  

ENVIRONMENTAL ISSUE 
NO PROJECT 

(NO BUILD) ALT. 

INCREASED 

DENSITY ALT. 

AGRICULTURAL 

PROTECTION ALT. 
Aesthetics and Visual Resources Less (Best) Less (3rd Best) Less (2nd Best) 

Agricultural Resources Less (Best) Equal (3rd Best) Less (2nd Best) 

Air Quality Less (Best) Equal (3rd Best) Less (2nd Best) 

Biological Resources Less (Best) Less (3rd Best) Less (2nd Best) 

Cultural and Tribal Resources Less (Best) Equal (3rd Best) Less (2nd Best) 

Geology and Soils Less (Best) Equal (3rd Best) Less (2nd Best) 

Greenhouse Gases, Climate Change and Energy Less (Best) Equal (3rd Best) Less (2nd Best) 

Hazards and Hazardous Materials Less (Best) Equal (3rd Best) Less (2nd Best) 

Hydrology and Water Quality Less (Best) Less (3rd Best) Less (2nd Best) 

Land Use, Population, and Housing Less (Best) Equal (3rd Best) Less (2nd Best) 

Noise  Less (Best) Equal (3rd Best) Less (2nd Best) 

Public Services and Recreation Less (Best) Less (3rd Best) Less (2nd Best) 

Transportation and Circulation Less (Best) Equal (3rd Best) Less (2nd Best) 

Utilities Less (Best) Equal (3rd Best) Less (2nd Best) 

Wildfire Less (Best) Equal (3rd Best) Less (2nd Best) 

GREATER = GREATER IMPACT THAN THAT OF THE PROPOSED PROJECT 
LESS = LESS IMPACT THAN THAT OF THE PROPOSED PROJECT 
EQUAL = NO SUBSTANTIAL CHANGE IN IMPACT FROM THAT OF THE PROPOSED PROJECT 

As shown in the table, the No Project (No Build) Alternative is the environmentally superior 

alternative. However, as required by CEQA, when the No Project (No Build) Alternative is the 

environmentally superior alternative, the environmentally superior alternative among the others 

must be identified. Therefore, the Agricultural Protection Alternative would be the 

environmentally superior alternative because all environmental issues would have reduced 

impacts compared to the Project. It is noted that neither the Agricultural Protection Alternative 

nor the Increased Density Alternative fully meet all the Project objectives. 

COMMENTS RECEIVED 
The Draft EIR addressed environmental impacts associated with the proposed Project that are 

known to the City, were raised during the Notice of Preparation (NOP) process, or raised during 

preparation of the Draft EIR.  The Draft EIR discussed potentially significant impacts associated 

with aesthetics and visual resources, agricultural resources, air quality, biological resources, 

biological resources, cultural and tribal resources, geology and soils, greenhouse gas emissions and 

energy hazards and hazardous materials, hydrology and water quality, land use planning, noise, 

public services, traffic, utilities, and wildfire.  

During the NOP process, several comments were received related to the analysis that were 

included in the Draft EIR.  These comments are included as Appendix A of the Draft EIR, and were 

considered during preparation of the Draft EIR.   

The City received one (1) comment letter regarding the Draft EIR. This comment letter on the Draft 

EIR is identified in Table 2.0-1 of this Final EIR. The comments received during the Draft EIR review 

processes are addressed within this Final EIR.   
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This Final Environmental Impact Report (Final EIR) was prepared in accordance with the California 

Environmental Quality Act (CEQA) and the State CEQA Guidelines (Section 15132). The City of 

Manteca (City) is the lead agency for the environmental review of the proposed Project and has 

the principal responsibility for approving the proposed Project. This Final EIR assesses the expected 

environmental impacts resulting from approval of the proposed Project and associated impacts 

from subsequent development and operation of the proposed Project, as well as responds to 

comments received on the Draft Environmental Impact Report (Draft EIR). 

1.1 PURPOSE AND INTENDED USES OF THE EIR 

CEQA  REQUIREMENTS FOR A FINAL EIR 

This Final EIR for the proposed Project has been prepared in accordance with the State CEQA 

Guidelines. State CEQA Guidelines Section 15132 requires that a Final EIR consist of the following:  

• the Draft EIR or a revision of the draft;  

• comments and recommendations received on the Draft EIR, either verbatim or in 

summary;  

• a list of persons, organizations, and public agencies commenting on the Draft EIR;  

• the responses of the lead agency to significant environmental concerns raised in the 

review and consultation process; and  

• any other information added by the lead agency.  

In accordance with State CEQA Guidelines Section 15132(a), the Draft EIR is incorporated by 

reference into this Final EIR.  

An EIR must disclose the expected environmental impacts, including impacts that cannot be 

avoided, growth-inducing effects, impacts found not to be significant, and significant cumulative 

impacts, as well as identify mitigation measures and alternatives to the proposed Project that 

could reduce or avoid its adverse environmental impacts.  CEQA requires government agencies to 

consider and, where feasible, minimize environmental impacts of proposed development, and an 

obligation to balance a variety of public objectives, including economic, environmental, and social 

factors.   

PURPOSE AND USE  

The City, as the lead agency, has prepared this Final EIR to provide the public and responsible and 

trustee agencies with an objective analysis of the potential environmental impacts resulting from 

approval, construction, and operation of the proposed Project.  Responsible and trustee agencies 

that may use the EIR are identified in Chapters 1.0 and 2.0 of the Draft EIR. 

The environmental review process enables interested parties to evaluate the proposed Project in 

terms of its environmental consequences, to examine and recommend methods to eliminate or 

reduce potential adverse impacts, and to consider a reasonable range of alternatives to the 

proposed Project. While CEQA requires that consideration be given to avoiding adverse 
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environmental effects, the lead agency must balance adverse environmental effects against other 

public objectives, including the economic and social benefits of a project, in determining whether a 

project should be approved. 

This EIR will be used as the primary environmental document to evaluate all aspects of 

construction and operation of the proposed Project. The details and operational characteristics of 

the proposed Project are identified in Chapter 2.0, Project Description, of the Draft EIR. 

1.2 ENVIRONMENTAL REVIEW PROCESS 
The review and certification process for the EIR has involved, or will involve, the following general 

procedural steps: 

NOTICE OF PREPARATION AND INITIAL STUDY  

The City of Manteca circulated a Notice of Preparation (NOP) of an EIR for the proposed Project on 

November 28, 2023 to the State Clearinghouse, State Responsible Agencies, State Trustee 

Agencies, Other Public Agencies, Organizations, and Interested Persons. A public scoping meeting 

was held on December 12, 2023 to present the project description to the public and interested 

agencies, and to receive comments from the public and interested agencies regarding the scope of 

the environmental analysis to be included in the Draft EIR. Concerns raised in response to the NOP 

were considered during preparation of the Draft EIR. The NOP and comments received on the NOP 

by interested parties are presented in Appendix A.  

NOTICE OF AVAILABILITY AND DRAFT EIR 

The City published a public Notice of Availability (NOA) for the Draft EIR on March 1, 2024, inviting 

comment from the public, agencies, organizations, and other interested parties. The NOA was filed 

with the State Clearinghouse (SCH # 2023110668) and the County Clerk, and was published in a 

local newspaper pursuant to the public noticing requirements of CEQA. The Draft EIR was available 

for public review and comment from March 1, 2024 through April 15, 2024.   

Additionally, the Draft EIR was made available at the City’s Development Services Department and 

was posted on the City’s website at:  

https://www.ci.manteca.ca.us/CommunityDevelopment/Planning%20Division/Pages/Planning-

Division-Documents.aspx 

The Draft EIR contains the Project Description, Environmental Setting, identification of Project 

impacts, and mitigation measures for impacts found to be significant, as well as an analysis of 

Project alternatives, identification of significant irreversible environmental changes, growth-

inducing impacts, and cumulative impacts. The Draft EIR identifies issues determined to have no 

impact or a less-than-significant impact, and provides detailed analysis of potentially significant 

and significant impacts.  Comments received in response to the NOP were considered in preparing 

the analysis in the Draft EIR.  
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RESPONSE TO COMMENTS/FINAL EIR   

The City received one (1) comment letter regarding the Draft EIR. This comment letter on the Draft 

EIR is identified in Table 2.0-1, and is found in Chapter 2.0 of this Final EIR. 

In accordance with CEQA Guidelines Section 15088, this Final EIR responds to the written 

comments received on the Draft EIR, as required by CEQA. This Final EIR also contains minor edits 

to the Draft EIR, which are included in Chapter 3.0, Revisions.  This document, as well as the Draft 

EIR as amended herein, constitute the Final EIR. 

CERTIFICATION OF THE EIR/PROJECT CONSIDERATION  

The City of Manteca will review and consider the Final EIR.  If the City finds that the Final EIR is 

"adequate and complete," the Manteca City Council may certify the Final EIR in accordance with 

CEQA and City of Manteca environmental review procedures and codes.  The rule of adequacy 

generally holds that an EIR can be certified if: 

1) The EIR shows a good faith effort at full disclosure of environmental information; and  

2) The EIR provides sufficient analysis to allow decisions to be made regarding the proposed 

project which intelligently take account of environmental consequences. 

Upon review and consideration of the Final EIR, the City Council may take action to approve, 

revise, or reject the proposed Project.  A decision to approve the proposed Project, for which this 

EIR identifies significant environmental effects, must be accompanied by written findings in 

accordance with State CEQA Guidelines Sections 15091 and 15093.  A Mitigation Monitoring and 

Reporting Program, as described below, would also be adopted in accordance with Public 

Resources Code Section 21081.6(a) and CEQA Guidelines Section 15097 for mitigation measures 

that have been incorporated into or imposed upon the proposed Project to reduce or avoid 

significant effects on the environment.  This Mitigation Monitoring and Reporting Program has 

been designed to ensure that these measures are carried out during Project implementation, in a 

manner that is consistent with the EIR. 

1.3 ORGANIZATION OF THE FINAL EIR 
This Final EIR has been prepared consistent with Section 15132 of the State CEQA Guidelines, 

which identifies the content requirements for Final EIRs.  This Final EIR is organized in the following 

manner: 

CHAPTER 1.0  –  INTRODUCTION  

Chapter 1.0 briefly describes the purpose of the environmental evaluation, identifies the lead, 

agency, summarizes the process associated with preparation and certification of an EIR, and 

identifies the content requirements and organization of the Final EIR.  
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CHAPTER 2.0  –  COMMENTS ON THE DRAFT EIR  AND RESPONSES  

Chapter 2.0 provides a list of commenters, copies of written and electronic comments made on 

the Draft EIR (coded for reference), and responses to those written comments.  

CHAPTER 3.0  –  REVISIONS  

Chapter 3.0 consists of minor revisions to the Draft EIR in response to comments received on the 

Draft EIR.   

CHAPTER 4.0  –  FINAL MMRP 

Chapter 4.0 consists of a Mitigation Monitoring and Reporting Program (MMRP). The MMRP is 

presented in a tabular format that presents the impacts, mitigation measure, and responsibility, 

timing, and verification of monitoring.  
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2.1 INTRODUCTION 
No new significant environmental impacts or issues, beyond those already covered in the Draft EIR for the 

proposed Project, were raised during the comment period.  Responses to comments received during the 

comment period do not involve any new significant impacts or add “significant new information” that 

would require recirculation of the Draft EIR pursuant to CEQA Guidelines Section 15088.5. 

CEQA Guidelines Section 15088.5 states that: New information added to an EIR is not “significant” unless 

the EIR is changed in a way that deprives the public of a meaningful opportunity to comment upon a 

substantial adverse environmental effect of the project or a feasible way to mitigate or avoid such an 

effect (including a feasible project alternative) that the project’s proponents have declined to implement.   

Sections 2.0 and 3.0 of this Final EIR include information that has been added to the EIR since the close of 

the public review period in the form of responses to comments and revisions.   

2.2 LIST OF COMMENTERS 
Table 2.0-1 lists the comments on the Draft EIR that were submitted to the City of Manteca (City) during 

the 45-day public review period for the Draft EIR. The assigned comment letter or number, letter date, 

letter author, and affiliation, if presented in the comment letter or if representing a public agency, are 

also listed.  Letters received are coded with letters (A, B, etc.). During the 45-day review period for the 

Draft EIR, the City received one comment letter.  

TABLE 2.0-1 LIST OF COMMENTERS ON DRAFT EIR 

RESPONSE 
LETTER 

INDIVIDUAL OR SIGNATORY AFFILIATION DATE 

A Morgan Kilgour, PhD California Department of Fish and Wildlife 4-12-2024 

2.3 COMMENTS AND RESPONSES 

REQUIREMENTS FOR RESPONDING TO COMMENTS ON A DRAFT EIR 

CEQA Guidelines Section 15088 requires that lead agencies evaluate and respond to all comments on the 

Draft EIR that regard an environmental issue.  The written response must address the significant 

environmental issue raised and provide a detailed response, especially when specific comments or 

suggestions (e.g., additional mitigation measures) are not accepted.  In addition, the written response 

must be a good faith and reasoned analysis.  However, lead agencies need only to respond to significant 

environmental issues associated with the proposed Project and do not need to provide all the information 

requested by the commenter, if a good faith effort at full disclosure is made in the EIR (CEQA Guidelines 

Section 15204). 

CEQA Guidelines Section 15204 recommends that commenters provide detailed comments that focus on 

the sufficiency of the Draft EIR in identifying and analyzing the possible environmental impacts of the 

proposed Project and ways to avoid or mitigate the significant effects of the proposed Project, and that 

commenters provide evidence supporting their comments.  Pursuant to CEQA Guidelines Section 15064, 

an effect shall not be considered significant in the absence of substantial evidence.  
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CEQA Guidelines Section 15088 also recommends that revisions to the Draft EIR be noted as a revision in 

the Draft EIR or as a separate section of the Final EIR.  Chapter 3.0 of this Final EIR identifies all revisions 

to the Draft EIR. 

RESPONSES TO COMMENT LETTERS 
Written comments on the Draft EIR are reproduced on the following pages, along with responses to those 

comments. To assist in referencing comments and responses, the following coding system is used: 

• Each letter is lettered or numbered (i.e., Letter A) and each comment within each letter is 

numbered (i.e., comment A-1, comment A-2). 
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A-1 
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A-1 Cont’d 

A-2 
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A-2 Cont’d 

A-3 

A-4 
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A-4 Cont’d 
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A-4 Cont’d 
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A-6 

A-5 

A-4 Cont’d 

A-7 
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Response to Letter A: Morgan Kilgour, PhD, California Department of Fish and 

Wildlife 

Response A-1:  The commentor provides a brief introduction, including an understanding of the project 

description, including its location, size, type of development, and the General Plan 

Amendment associated with the Project.  

This provides introductory text to the comment letter. No further response to this 

comment is warranted. 

Response A-2:  The commentor states that the commentor is providing comments and recommendations 

within this comment letter to mitigate the Project’s significant, or potentially significant 

environmental impacts to fish and wildlife (biological) resources. The comments and 

recommendations are presented as three separated comments. “Comment 1” is 

addressed below, “Comment 2” is addressed under Response A-3, and “Comment 3” is 

addressed in Response A-4. 

COMMENT 1: Nesting Bird Surveys. Impact 3.4-3: The proposed Project has the 

potential to have direct or indirect effects on special-status bird species. (Less than 

Significant with Mitigation), 3.4-27.  

Issue: The Nesting Raptors (Birds of Prey) section prescribes preconstruction 

surveys during the nesting season of March 1 through August 31 to avoid impacts 

to nesting birds. However, CDFW typically recommends preconstruction surveys 

to take place between February 1 and August 31, to capture nesting activity early 

in the season and ensure compliance with Fish and Game Code section 3503. 

Preconstruction surveys starting on February 15 may not capture early nesting 

species such as Burrowing Owl (Athene cunicularia), which have been shown to 

nest as early as February 1. Additionally, early seasonal warming, exacerbated by 

climate change, may further expedite nesting prior to February 15.  

Recommendation or Recommended Mitigation Measure: CDFW recommends 

the start of the preconstruction survey window be extended to February 1. 

This comment is noted. Edits to the text on page 3.4-28 of the Biological Resources section 

of the Draft EIR are presented in Section 3.0 Errata of this Final EIR. 

Response A-3:  The commentor presents “Comment 2” regarding Streambed Alternation. 

COMMENT 2: Fish and Game Code §1601-1603 – Streambed Alteration. 3.4-15.  

Issue: The DEIR references that a Streambed Alteration Agreement may be 

needed. However, there is no mention of what Project activities (e.g., grading) 

would impact resources under Fish and Game Codes Section 1602 and require a 

Streambed Alteration Agreement. Additionally, the DEIR also incorrectly states 

that “These agreements are usually initiated through the local CDFW warden...” 
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Information on CDFW’s Notification and the online permitting portal can be found 

at: https://wildlife.ca.gov/Conservation/Environmental-Review/LSA  

Recommendation or Recommended Mitigation Measure: CDFW recommends 

the DEIR is updated with the following text:  

"Section 1602 of the Fish and Game Code requires an entity to notify CDFW prior 

to commencing any activity that may do one or more of the following activities:  

a. Substantially divert or obstruct the natural flow of any river, stream, or 

lake;  

b. Substantially change or use any material from the bed, channel or bank 

of any river, stream, or lake; or  

c. Deposit debris, waste or other materials where it may pass into any 

river, stream or lake.  

If CDFW determines that the Project activities may substantially adversely affect 

an existing fish or wildlife resource based on a Project notification under Fish and 

Game Codes Section 1602, a Lake and Streambed Alteration (LSA) Agreement will 

be issued which will include reasonable measures necessary to protect the 

resource.”  

CDFW recommends the draft DEIR clearly state which Project activities may 

impact resources under Fish and Game Codes Section 1602 and require 

notification submission to CDFW for those activities subject to Fish and Game 

Codes Section 1602. Furthermore, CDFW recommends early consultation, since 

modification of the Project may avoid or reduce impacts to fish and wildlife 

resources. 

Contrary to the commenter’s statements, the DEIR does not indicate that a Streambed 

Alteration Agreement may be needed. In fact, the discussion under Impact 3.4-6 states 

that the Project site does not contain protected wetlands or other jurisdictional areas and 

there is no need for permitting associated with the Federal or State Clean Water Acts. The 

misunderstanding may lie in the Impact 3.4-6 statement which is designed to follow the 

CEQA Appendix G Checklist question. For clarification, edits to the text on page 3.4-30 of 

the Biological Resources section of the Draft EIR are presented in Section 3.0 Errata of this 

Final EIR. 

Response A-4:  The commentor presents “Comment 3” regarding General Plan policies. 

COMMENT 3: Manteca General Plan Update (Proposed), Policies: Resource 

Conservation Element, 3.4-20.  
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Issue: The Policies: Resource Conservation Element section includes 

recommendations for updates to the Manteca General Plan. The proposed 

changes may not be sufficient to address concerns related to Project impacts. 

Recommendation or Recommended Mitigation Measure: CDFW recommends 

that the proposed changes incorporate the following principles to promote the 

conservation, protection, and management of fish, wildlife, native plants, and 

habitat necessary for biologically sustainable populations of those species within 

the Plan:  

1. The City shall promote the preservation and restoration of contiguous 

areas of natural habitat throughout the city and support their integration 

with existing and future preserves;  

2. The City shall retain plant and wildlife habitat areas where there are 

known sensitive resources (e.g., sensitive habitats, special-status, 

threatened, endangered, candidate species, and species of concern). 

Particular attention shall be focused on retaining habitat areas that are 

contiguous with other existing natural areas and/or wildlife movement 

corridors;  

3. The City shall preserve the ecological integrity of creek corridors, canals, 

and drainage ditches that support riparian resources by preserving native 

plants and, to the extent feasible, removing invasive nonnative plants. If 

not feasible, adverse impacts on riparian habitat shall be mitigated by the 

preservation and/or restoration of this habitat in compliance with State 

and federal regulations in perpetuity;  

4. The City shall preserve and protect wetland resources including creeks, 

rivers, ponds, marshes, vernal pools, and other seasonal wetlands, to the 

extent feasible. If not feasible, the mitigation of all adverse impacts on 

wetland resources shall be required in compliance with State and federal 

regulations protecting wetland resources, and if applicable, special-status 

species such as: Swainson's hawk (Buteo swainsoni), and Burrowing Owl 

(Athene cunicularia). Additionally, the City shall require either on- or off-

site permanent preservation of an equivalent amount of wetland habitat 

to ensure no net loss of value and/or function;  

5. The City shall preserve and protect native grasslands and vernal pools that 

provide habitat for rare and endangered species. If not feasible, the 

mitigation of all adverse impacts on annual grasslands shall comply with 

State and federal regulations protecting foraging habitat for those 

species known to utilize this habitat;  

6. The City shall preserve, protect, and avoid impacts to natural, undisturbed 

habitats that provide movement corridors for sensitive wildlife species. If 
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corridors are adversely affected, damaged habitat shall be replaced with 

habitat of equivalent value or enhanced to enable the continued 

movement of species;  

7. The City shall consider the potential impact on sensitive plants and wildlife 

for each Project requiring discretionary approval. If site conditions are 

such that potential habitat for sensitive plant and/or wildlife species may 

be present, the City shall require habitat assessments, prepared by a 

qualified biologist, for sensitive plant and wildlife species. If the habitat 

assessment determines that suitable habitat for sensitive plant and/or 

wildlife species is present, then either (1) protocol-level surveys shall be 

conducted (where survey protocol has been established by a resource 

agency), or, in the absence of established survey protocol, a focused 

survey shall be conducted consistent with industry recognized best 

practices; or (2) potential habitat locations identified on the Project site. 

Survey Reports shall be prepared and submitted to the City and CDFW or 

the United States Fish and Wildlife Service (USFWS) (depending on the 

species) for further consultation and development of avoidance and/ or 

mitigation measures consistent with State and federal law;  

8. The City will thoroughly analyze future Projects’ potential direct, indirect, 

and cumulative impacts on biological resources. To ensure these impacts 

are fully analyzed, the City will define the threshold of significance for 

each impact and describe the criteria used to determine whether the 

impacts are significant (CEQA Guidelines, § 15064, subd. (f)). The City shall 

analyze potential direct impacts from lighting, noise, human activity, and 

wildlife-human interactions created by development activities especially 

those adjacent to natural areas, exotic and/or invasive species 

occurrences, and drainages, as well as analyze potential indirect impacts 

including resources in areas adjacent to the Project footprint, such as 

nearby public lands, open space, adjacent natural habitats, riparian 

ecosystems, wildlife corridors, and any designated and/or proposed 

reserve or mitigation lands. Additionally, the City shall analyze a Project’s 

cumulative impacts and determine if that contribution would result in a 

significant impact;  

9. The City will adopt appropriate and adequate avoidance, minimization, 

and/or mitigation measures for all direct, indirect, and cumulative 

impacts that are expected to occur as a result of construction and long-

term operation and maintenance of Projects. Mitigation will be roughly 

proportional to the level of impacts, including cumulative impacts, in 

accordance with the provisions of CEQA (Guidelines § § 15126.4(a)(4)(B), 

15064, 15065, and 16355);  
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10. The City shall support active habitat restoration and enhancement to 

reduce impact of climate change stressors and improve overall resilience 

of habitat within existing parks and open space in the city;  

11. The City shall support educational programs for residents and visitors 

about the uniqueness and value of the natural resources, plants, and 

wildlife in the region, and how to manage development to preserve native 

wildlife populations, to the extent they are consistent with habitat 

protection requirements; and  

12. The City shall comply with all applicable laws related to nesting birds and 

birds of prey. Potential habitat for nesting birds and birds of prey is 

present throughout the City of Lodi. The City shall analyze all potential 

activities that may incur a direct or indirect take to nongame nesting birds 

within the city and provide appropriate avoidance, minimization, and/or 

mitigation measures to avoid take. Project-specific avoidance and 

minimization measures may include, but not be limited to: Project phasing 

and timing, monitoring of Project-related noise (where applicable), sound 

walls, and buffers, where appropriate. The City shall also include specific 

avoidance and minimization measures that will be implemented should a 

nest be located within a Project site. In addition to larger, protocol level 

survey efforts and scientific assessments, final preconstruction surveys 

may be required no more than fifteen (15) days prior to vegetation 

clearing or ground disturbance activities, as instances of nesting could be 

missed if surveys are conducted earlier.  

This comment is noted. The comment, issue, and recommendations are regarding 

General Plan policies. The General Plan is a separate City document and is not part of the 

proposed Project. The DEIR presented policies contained in both the 2023 General Plan, 

which was existing at the time the DEIR was circulated, and the policies contained in the 

General Plan Update. Since the DEIR was published, the General Plan, including the 

polices that are described in the DEIR, were approved/adopted by the City of Manteca. 

The General Plan Update process that led to the adoption of these policies were part of a 

public process that exceeded five years, and included numerous opportunities for the 

CDFW to participate. The recommendations provided in this comment will be presented 

to the City Council for their consideration, but the proposed Project is not the appropriate 

document or project in which changes to the General Plan could occur. The 

recommendations are presented here, but there are no edits to the DEIR warranted, given 

that the DEIR presents the adopted policies.  

Response A -5:  The commentor states that CEQA requires that information in EIRs and NDs be 

incorporated into a database which may be used to make subsequent or supplemental 

environmental determinations. The commentor requests that special-status species and 
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natural communities detected during Project surveys be reported to the CNDDB. The 

commentor also provides a hyperlink to the CNNDB field survey form, and an email where 

the completed CNDDB form can be sent. 

 This comment is noted. There were no special status species that were observed during 

field surveys, therefore, there are no occurrences to enter the CDFW's CNDDB. The 

project site and habitat conditions are described in detail in the Project Description, and 

an analysis of biological resources is provided in Chapter 3. There will be a supplemental 

field survey performed by the San Joaquin Council of Governments prior to authorization 

of the ITMMs under the HCP/NCCP that is applicable to the area. No further response to 

these comments is warranted. 

Response A-6:  The commentor states that the Project would require assessment of filing fees. The 

commentor further states that fees are payable upon filing of the NOD by the Lead 

Agency.  

This comment is noted. The CDFW filing fee is paid to the County Clerk upon filing all 

NODs. No further response to this comment is warranted.  

Response A-7:  The commentor provides a conclusion to the comment letter.  

No further response to this comment is warranted.  
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This section includes minor edits and changes to the Draft EIR.  These modifications resulted from 

responses to comments received during the public review period for the Draft EIR. 

Revisions herein do not result in new significant environmental impacts, do not constitute significant 

new information, nor do they alter the conclusions of the environmental analysis that would warrant 

recirculation of the Draft EIR pursuant to State CEQA Guidelines Section 15088.5.   

These changes are provided in revision marks with underline for new text and strike out for deleted text.   

3.1 REVISIONS TO THE DRAFT EIR 

2.0 PROJECT DESCRIPTION 

The following change was made to page 2.0-1 of Section 2.0 Project Description. 

2.2 PROJECT SITE DEFINED 

The Project site includes several distinct planning boundaries defined below. The following terms are used 

throughout this document to describe planning area boundaries within the Project site: 

• Annexation Area – includes the whole of the Project site (approximately 133.18 acres), including the 

approximate 106.04101.1-acre Development Area, the approximate 27.1432.08-acre Non-

Development Areas, and all public right-of-way along Union Road fronting the Development and 

Non-Development Areas. 

• Development Area - includes the parcels being annexed that will be entitled for subdivision and 

development (106.04101.1 acres). 

• Non-Development Area - includes the parcels being annexed that will not be entitled for subdivision 

or development. This includes three separate areas, each described as an Annexation SubArea. The 

three areas total (27.1432.08 acres) and are further defined below: 

o Annexation SubArea 1 - 9.82 ac 

o Annexation SubArea 2 - 6.0410.98 ac 

o Annexation SubArea 3 - 11.28 ac 

2.3 PROJECT SETTING 

E X I S T I N G  S I T E  C O N D I T I O N S  

The Annexation Area includes approximately 133.18 acres within seventeen Assessor parcels (APNs). This 

includes the Union Ranch North Project Area (APNs 197-020-21, 197-020-22, 197-020-23, 197-020-35, 

197-020-41, 197-020-46, 197-020-47), Annexation SubArea 1 (APN 197-020-20), Annexation SubArea 2 

(APNs 197-020-29, 197-020-30, 197-020-35, 197-020-36), and Annexation SubArea 3 (APNs 204-100-03, 

204-100-05, 204-100-06, 204-100-07, 204-100-08, 204-100-28). Figure 2.0-4 shows an APN map of the 

Project site. 

The following change was made to page 2.0-3 of Section 2.0 Project Description. 



3.0 REVISIONS 

 

3.0-2 Final Environmental Impact Report – Union Ranch North 

 

G E N E R A L  PL A N  L A N D  US E  DE S I G N A T I O N S   

GENERAL PLAN UPDATE 

The following presents the definition of the existing uses under the General Plan Update, as well as the 

Previous General Plan.  

LDR (Low Density Residential): This designation provides for a mix of single-family housing, including 

small lots, clustered lots, attached homes, and conventional large lot detached residences. Density ranges 

from 2.1 to 8 dwelling units per acre.  

MDR (Medium Density Residential): This designation provides for smaller single-family homes in more 

imaginative lotting arrangements, duplex and triplex development, smaller scale multi-family 

developments, including cottage homes, garden apartments, townhouses, and cluster housing, and 

mobile home parks. The density range will accommodate small-lot single family homes that will typically 

be smaller in size and more affordable to residents. Density ranges from 8.1 to 20 dwelling units per acre. 

Commercial (C): This designation provides for neighborhood, community, and regional-serving retail and 

service uses; offices; restaurants; service stations; highway-oriented and visitor commercial and lodging; 

auto-serving and heavy commercial uses; wholesale; warehousing; public and quasi-public uses; 

commercial recreation and public gathering facilities, such as amphitheaters or public gardens; and similar 

and compatible uses. Uses that are incompatible with residential uses due to noise, vibration, or other 

characteristics are not permitted in locations that may impact existing or future residential development.  

Park (P): This designation provides for neighborhood, community and regional parks, golf courses, and 

other outdoor recreational facilities within urban development. Specific uses include public recreation 

sites, including ball fields, tot lots and play apparatus, adult softball and soccer playing fields, swimming 

pools, community center buildings, meeting facilities, libraries, art centers, after school care facilities, art 

in public places, facilities for night-time recreation, trails benches, interpretive markers, picnic areas, 

barbecue facilities, landscaping, city irrigation, city potable wells, trees and natural habitat areas. 

LDR (Low Density Residential): The LDR land use will establish a mix of dwelling unit types and character 

determined by the individual site and market conditions. The density range allows substantial flexibility in 

selecting dwelling unit types and parcel configurations to suit particular site conditions and housing 

needs. The type of dwelling units anticipated in this density range include small lots and clustered lots as 

well as conventional large lot detached residences. 

VLDR (Very Low Density Residential): The VLDR land use category will provide for residences on larger 

lots and small, quasi-agricultural activities, including raising and boarding livestock. Residential units shall 

be permitted to deviate from standard lot dimensions within agricultural areas in order to cluster 

dwellings together and thereby allow for continued agricultural use. The agricultural use areas that 

remain on the residential parcel shall be subject to an easement dedicated to the City that allows 

continued agricultural use, but prohibits any further non-agricultural related development. 

AG (Agriculture): This designation provides for agricultural uses (such as vineyards, orchards, row crops, 

farm animals), single family homes directly related to the agricultural use of the property, limited 

industrial uses directly related to agriculture, and similar and compatible uses. 

Park (P): This designation provides for neighborhood, community and regional parks, golf courses, and 

other outdoor recreational facilities within urban development. Specific uses include public recreation 

sites, including ball fields, tot lots and play apparatus, adult softball and soccer playing fields, swimming 
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pools, community center buildings, meeting facilities, libraries, art centers, after school care facilities, art 

in public places, facilities for night-time recreation, trails benches, interpretive markers, picnic areas, 

barbecue facilities, landscaping, city irrigation, city potable wells, trees and natural habitat areas. 

The City of Manteca adopted a General Plan Update on July 18, 2023. Figure 2.0-6 depicts the General 

Plan Update land uses for the Project site. The General Plan Update shows the Development Area portion 

of the Project site with a Low Density Residential, High Density Residential, and Park land use designation. 

Additionally, the General Plan Update shows the Annexation SubArea 1 and 2 as Low Density Residential, 

and Annexation SubArea 3 as Low Density Residential, Medium Density Residential, and Commercial.  

The proposed Project includes a General Plan Amendment that proposes land uses that are mostly 

consistent with the land uses shown in the General Plan Update. The exception is a portion of the Project 

site is designated High Density Residential in the General Plan Update, and the proposed Project would 

require a General Plan Amendment to change that use to Low Density Residential. It should be noted that 

a referendum to overturn the recently adopted General Plan is planned for mid-2024. Should the 

referendum pass, the adoption of the new General Plan would be overturned, and the land uses 

associated with the Project site would revert to the pre-existing land uses within the Project site prior to 

adoption of the new General Plan update. As such, the proposed General Plan Amendment is also 

intended to accommodate the proposed Project should the referendum of the General Plan Update be 

approved. 

The following presents the definition of the existing uses under the General Plan Update, as well as the 

Previous General Plan.  

GENERAL PLAN UPDATE 

LDR (Low Density Residential): This designation provides for a mix of single-family housing, including 

small lots, clustered lots, attached homes, and conventional large lot detached residences. Density ranges 

from 2.1 to 8 dwelling units per acre.  

HDR (High Density Residential): This designation provides for multi-family townhome, condominium, and 

apartment style housing and mobile home parks. The multi-family dwelling sites are typically located with 

direct access to arterial streets. The sites have access to the pedestrian and bikeway network along the 

street corridor and are located along the conceptual route of a public transportation shuttle route. Sites 

should be located near a neighborhood park, a neighborhood commercial center, or jobs centers and 

should provide pedestrian and bicycle connections to these amenities and services 

Park (P): This designation provides for neighborhood, community and regional parks, golf courses, and 

other outdoor recreational facilities within urban development. Specific uses include public recreation 

sites, including ball fields, tot lots and play apparatus, adult softball and soccer playing fields, swimming 

pools, community center buildings, meeting facilities, libraries, art centers, after school care facilities, art 

in public places, facilities for night-time recreation, trails benches, interpretive markers, picnic areas, 

barbecue facilities, landscaping, city irrigation, city potable wells, trees and natural habitat areas. 

PREVIOUS GENERAL PLAN 

LDR (Low Density Residential): The LDR land use will establish a mix of dwelling unit types and character 

determined by the individual site and market conditions. The density range allows substantial flexibility in 

selecting dwelling unit types and parcel configurations to suit particular site conditions and housing 

needs. The type of dwelling units anticipated in this density range include small lots and clustered lots as 

well as conventional large lot detached residences. 
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VLDR (Very Low Density Residential): The VLDR land use category will provide for residences on larger 

lots and small, quasi-agricultural activities, including raising and boarding livestock. Residential units shall 

be permitted to deviate from standard lot dimensions within agricultural areas in order to cluster 

dwellings together and thereby allow for continued agricultural use. The agricultural use areas that 

remain on the residential parcel shall be subject to an easement dedicated to the City that allows 

continued agricultural use, but prohibits any further non-agricultural related development. 

AG (Agriculture): This designation provides for agricultural uses (such as vineyards, orchards, row crops, 

farm animals), single family homes directly related to the agricultural use of the property, limited 

industrial uses directly related to agriculture, and similar and compatible uses. 

Park (P): This designation provides for neighborhood, community and regional parks, golf courses, and 

other outdoor recreational facilities within urban development. Specific uses include public recreation 

sites, including ball fields, tot lots and play apparatus, adult softball and soccer playing fields, swimming 

pools, community center buildings, meeting facilities, libraries, art centers, after school care facilities, art 

in public places, facilities for night-time recreation, trails benches, interpretive markers, picnic areas, 

barbecue facilities, landscaping, city irrigation, city potable wells, trees and natural habitat areas. 

The following change was made to page 2.0-5 of Section 2.0 Project Description. 

PR O J E C T  OB J E C T I V E S  

The principal goal of the proposed Project is the annexation of the Project site into the City of Manteca, 

and approval and subsequent development of the Project. The quantifiable goals and objectives of the 

proposed Project include annexation of 133.18 acres, which includes a Development and Non-

development Area. 

The quantifiable objectives include the development of up to 465 single family residential units (the 

Tentative Map reflects 455 units). The quantifiable objectives include the development of approximately 

4.75 acres for the development of Tide Water Bike Trail.park, open space, and trail totaling approximately 

9.44 acres for the development of park, open space, and trail, including 6.23 acres of neighborhood park, 

an additional one acre of upland play area, and 2.21 acres of the continuation of the Tide Water Bike Trail. 

The Project objectives also include the installation of new public roadways that will provide pedestrian 

and vehicular access to the Project site and surrounding community areas, and other improvements, 

including water supply, storm drainage, sewer facilities and landscaping. 

The following change was made to page 2.0-6 of Section 2.0 Project Description. 

2.5 PROJECT ENTITLEMENTS 

G E N E R A L  PL A N  A M E N D M E N T  

Amend the General Plan Land Use Map to replace the High Density Residential uses Park use on the 

Project site with a combination of linear park use for the Tidewater Bike Trail and with Low Density 

Residential uses. The existing land use designations are shown in Figure 2.0-6, and the proposed land use 

designations are shown in Figure 2.0-7a.  

PR E - Z O N I N G  

The Project site is currently outside of the jurisdiction of the City of Manteca, and therefore does not have 

zoning. The proposed Project includes a request for pre-zoning of the Project site consistent with the 
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General Plan Land Uses that are proposed in the General Plan Amendment. The proposed prezoning is 

shown in Figure 2.0-7b. 

TE N T A T I V E  SU B D I V I S I O N  M A P S  

The proposed Project includes a Tentative Map that would ultimately be developed in phases. The 

Tentative Map covers approximately 106.04101.1 acres within seven six Assessor parcels (APNs). This 

includes the Union Ranch North Project Area (APNs 197-020-21, 197-020-22, 197-020-23, 197-020-35, 

197-020-41, 197-020-46, 197-020-47).  

The Tentative Map would result in the subdivision of a total of approximately 106.04101.1 acres into up 

to 465 single family residential units (the Tentative Map reflects 455 units). The proposed Project would 

provide development of park, open space, and trail totaling approximately 9.44 acres for the 

development of park, open space, and trail, including 6.23 acres of neighborhood park, an additional one 

acre of upland play area, and 2.21 acres of the continuation of the Tide Water Bike TrailThe proposed 

Project would provide approximately 4.75 acres for the development of the Tide Water Bike Trail. The 

Project objectives also include the installation of new public roadways that will provide pedestrian and 

vehicular access to the Project site and surrounding community areas, and other improvements, including 

water supply, storm drainage, sewer facilities and landscaping. Figure 2.0-8 illustrates the proposed site 

plan for the Project site, and the full Tentative Map for each Subdivision is included as Attachment A.  

A N N E X A T I O N  

The proposed Project includes an annexation of seventeen APNs totaling approximately 133.18 acres. This 

includes 106.04101.1 acres for development, and 27.1432.08 acres that is not proposed for development, 

but is being annexed to avoid the creation of islands. The 27.1432.08 acres is located on ten elevent APNs 

and will be designated as an existing and legal non-conforming use whereby all property owners are 

allowed to continue to use and enjoy their properties in perpetuity in the same manner as prior to 

annexation. Non-conforming uses include the existing agricultural uses (orchards, row crops, 

livestock/farm animals, fowl/poultry, apiary, etc.), existing residences, existing outbuildings, equipment 

storage, roadways, irrigation, etc. even if left fallow or not used for such temporarily. 

DE V E L O P M E N T  A G R E E ME NT  

The proposed Project anticipates a Development Agreement that will be negotiated between the City and 

Applicant. Terms of the Development Agreement are not available at this early stage of review, but will be 

required to be consistent with the environmental analysis, including any mitigation measures that are 

created to reduce impacts.  

2.6 DEVELOPMENT PROJECT CHARACTERISTICS  

R E S I D E N T I A L  DE V E L O P M E N T   

The proposed Project is primarily a residential development anticipated to provide up to approximately 

465 single-family residential units (the Tentative Map reflects 455 units). Development of housing will 

depend on market conditions and demand.  

PA R K S   

The proposed Project would provide development of park, open space, and trail totaling approximately 

9.44 acres for the development of park, open space, and trail, including 6.23 acres of neighborhood park, 

an additional one acre of upland play area, and 2.21 acres of the continuation of the Tide Water Bike Trail. 
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The proposed Project would provide development of approximately 4.75 acres for the development of 

Tide Water Bike Trail. 

C I R C U L A T I O N  

The proposed Project will expand the existing circulation system to serve the proposed Project and 

northern Manteca. Roadway access to the Project site would also be available directly from the residential 

community just to the south of the Project site. Additionally, the proposed Project will provide sidewalks, 

bike lanes, and landscaping to offer additional bicycling and walking facilities for all of Manteca's 

residents. This includes the continuation of the Tide Water Bike Trail through the Project site. The 

Development Area and its circulation system is a natural progression of the existing developed land uses 

and the street network in northern Manteca.  

The proposed Project will connect to Bronswick Rd. The site design will align with the existing streets to 

maintain a high degree of connectivity between neighborhoods and minimize circuitous travel per GP 

Policy C-2.7. Connection to Bronswick Rd. is necessary to provide an alternative route that is direct and 

convenient per GP Policy C-2.5. The street connection is necessary to facilitate a Class II Bike Lane along 

Bronswick Rd. as shown in Figure C-3: Active Transportation Plan - Bicycle Network.  

UT I L I T I E S  A N D  PL A N N E D  I N F R A S T R U C T U R E  IM P R O V E M E N T S   

The construction of on-site infrastructure improvements would be required to accommodate 

development of the Development Area, as described below.  

Water System  

The Project site would be served by a new potable and non-potable water distribution system. The 

proposed water system will be a looped system of water lines with various points-of-connection to 

existing City mains to comply with City Master Plans and standards. A water system analysis will be 

prepared during future design of Improvement Plans to ensure that the final design is compliant with fire 

flow and pressure standards.  

Wastewater System 

The Project site would be served by a new wastewater collection system installed within the North 

Manteca Collection Shed (NMCS). The NMCS has been planned to serve areas of future growth in the 

north of Manteca. The proposed wastewater conveyance facilities would connect to the existing sewer 

mains as part of the City of Manteca collection and treatment system. Wastewater treatment would be 

provided at the City’s existing Wastewater Quality Control Facility (WQCF) at 2450 West Yosemite Avenue 

in western Manteca. 

Storm Drainage 

The Project site would include construction of a new storm drainage system, including a drainage 

collection system, storm drain pump stations, and detention basins. The final basin location and design 

will conform to the Manteca Design Specifications and Standards and will be finalized during the 

Improvement Plan phase.  

The storm drainage strategy will utilize a phased approach that would include construction of a 4.57 acres 

temporary storm drainage basin within the Tentative Map development area, and ultimately a connection 

to a future offsite storm drainage basin/park proposed and controlled by the City of Manteca to the north 

of the Project site. The temporary on-site basins must be sized and calculated to the specifications of the 

City Engineer. Once replaced by an offsite permanent basin, the 4.57 acres that makes up the temporary 

basin will be decommissioned and replaced with the residential lots as shown on the tentative map. As 
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tributary to the future offsite storm drainage basin/park to be located to the north, the Project will be 

required to design and develop/contribute to the permanent offsite storm drainage solution. If a 

permanent/long term basin/park is developed on-site, the City will need to review and approve the size, 

location, and design per City standards to ensure it functions as a long-term storm drainage solution.  

The detention basins are intended to help attenuate peak flows before drainage discharge is pumped into 

storm drainage facilities. The proposed detention basins are joint-use facilities providing park/recreation 

uses when not being used for stormwater detention. The storm drainage collection and detention system 

will be subject to the State Water Resources Control Board Requirements (SWRCB) and City of Manteca 

regulations, including: Manteca Storm Drain Master Plan, 2013; Phase II, National Pollutant Discharge 

Elimination System (NPDES) Permit Requirements; NPDES-MS4 Permit Requirements; and LID Guidelines. 

 

The following figures from Section 2.0 Project Description have been updated. The updates do not 

change the overall boundary of the Project site, but Annexation Subarea 2 now includes a parcel that 

was previously part of the Union Ranch North Tentative Subdivision Map, and as a result on that parcel 

no longer being part of the subdivision, the subdivision layout warranted revisions. The figures reflect a 

revised subdivision layout, as well as a temporary stormwater basin.  
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3.2 AGRICULTURAL RESOURCES 

The following figures from Section 3.2 Agricultural Resources has been updated. The updates do not 

change the overall boundary of the Project site, but Annexation Subarea 2 now includes a parcel that 

was previously part of the Union Ranch North Tentative Subdivision Map.  
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3.4 BIOLOGICAL RESOURCES 

The following change was made to page 3.4-15 of Section 3.4: Biological Resources. 

Fish and Game Code §1601-1603 – Streambed Alteration 

Under the California Fish and Game Code, CDFW has jurisdiction over any proposed activities that would 

divert or obstruct the natural flow or change the bed, channel, or bank of any lake or stream. Private 

landowners or project proponents must obtain a “Streambed Alteration Agreement” from CDFW prior to 

any alteration of a lake bed, stream channel, or their banks. Through this agreement, the CDFW may 

impose conditions to limit and fully mitigate impacts on fish and wildlife resources. These agreements are 

usually initiated through the local CDFW warden and will specify timing and construction conditions, 

including any mitigation necessary to protect fish and wildlife from impacts of the work. 

The following change was made to page 3.4-28 of Section 3.4: Biological Resources. 

Analysis: Powerlines and trees located in the region represent potentially suitable nesting habitat for a 

variety of special-status birds. Additionally, the agricultural land represents potentially suitable nesting 

habitat for the ground-nesting birds. In general, most nesting occurs from late February and early March 

through late July and early August, depending on various environmental conditions. Nesting has been 

seen to occur as early as February 1st. The CNDDB currently contains records for Swainson’s hawk, 

burrowing owl, loggerhead shrike, and tricolored blackbird within two miles of the Project site. In addition 

to the species described above, common raptors may nest in or adjacent to the Project site.  

New sources of noise and light during the construction and operational phases of the project could 

adversely affect nesters if they located adjacent to the Project site in any given year. Additionally, the 

proposed Project would eliminate the agricultural areas on the Project site, which serve as potential 

foraging habitat for birds throughout the year. Mitigation Measure 3.4-1 requires participation in the 

SJMSCP. As part of the SJMSCP, SJCOG requires preconstruction surveys for projects that occur during the 

avian breeding season (generally March 1 – August 31, but sometimes as early as February 1). When 

active nests are identified, the biologists develop buffer zones around the active nests as deemed 

appropriate until the young have fledged. SJCOG also uses the fees to purchase habitat as compensation 

for the loss of foraging habitat. Implementation of the proposed Project, with the Mitigation Measure 3.4-

1, would ensure that potential impacts to special status birds are reduced to a less than significant level.  

The following change was made to page 3.4-30 of Section 3.4: Biological Resources. 

Impact 3.4-6: The proposed Project has no the potential to effect protected wetlands and 

jurisdictional waters. (No Impact)  

The Project site does not contain protected wetlands or other jurisdictional areas and there is no need for 

permitting associated with the Federal or State Clean Water Acts. Absent any wetlands or jurisdictional 

waters, implementation of the proposed Project would have no impact relative to this topic. 

Impact 3.4-7: The proposed Project has the no potential to result in adverse effects on 

riparian habitat or a sensitive natural community. (Less than Significant)  

The CNDDB record search revealed documented occurrences of five sensitive habitats within the nine-

quadrangle region for the Project site, including: Great Valley Cottonwood Riparian Forest, Great Valley 

Mixed Riparian Forest, Great Valley Valley Oak Riparian Forest, Coastal and Valley Freshwater Marsh, and 

Elderberry Savanna. None of these sensitive natural communities occur within the portion of the Project 
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site. Implementation of the proposed Project would have a less than significant impact on riparian 

habitats or natural communities.  

The following figures from Section 3.4 Biological Resources has been updated. The updates do not 

change the overall boundary of the Project site, but Annexation Subarea 2 now includes a parcel that 

was previously part of the Union Ranch North Tentative Subdivision Map.  
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3.9 HYDROLOGY AND WATER QUALITY 

The following figures from Section 3.9 Hydrology and Water Quality has been updated. The updates do 

not change the overall boundary of the Project site, but Annexation Subarea 2 now includes a parcel 

that was previously part of the Union Ranch North Tentative Subdivision Map.  
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This document is the Final Mitigation Monitoring and Reporting Program (FMMRP) for the Union 

Ranch North (Project). This FMMRP has been prepared pursuant to Section 21081.6 of the 

California Public Resources Code, which requires public agencies to “adopt a reporting and 

monitoring program for the changes made to the project or conditions of project approval, 

adopted in order to mitigate or avoid significant effects on the environment.” A FMMRP is 

required for the proposed Project because the EIR has identified significant adverse impacts, and 

measures have been identified to mitigate those impacts. 

The numbering of the individual mitigation measures follows the numbering sequence as found in 

the Draft EIR. 

4.1 MITIGATION MONITORING AND REPORTING PROGRAM 

The FMMRP, as outlined in the following table, describes mitigation timing, monitoring 

responsibilities, and compliance verification responsibility for all mitigation measures identified in 

this Final EIR. 

The City of Manteca will be the primary agency responsible for implementing the mitigation 

measures and will continue to monitor mitigation measures that are required to be implemented 

during the operation of the proposed Project. 

The FMMRP is presented in tabular form on the following pages. The components of the FMMRP 

are described briefly below: 

• Mitigation Measures:  The mitigation measures are taken from the Draft EIR in the same 

order that they appear in that document.   

• Mitigation Timing:  Identifies at which stage of the project mitigation must be completed. 

• Monitoring Responsibility:  Identifies the agency that is responsible for mitigation 

monitoring. 

• Compliance Verification:  This is a space that is available for the monitor to date and initial 

when the monitoring or mitigation implementation took place.  
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TABLE 4.0-1:  MITIGATION MONITORING AND REPORTING PROGRAM  

ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

AESTHETICS AND VISUAL RESOURCES  

Impact 3.1-3: Project 
implementation may result in light 
and glare impacts. 
 

Conditions of Approval will require compliance with the Development 

Standards for lighting, landscaping, and building design, which would 

collectively minimize the visual impacts to the greatest extent feasible as the 

site transitions from agricultural to urban/suburban uses. 

City of Manteca 

Community 

Development 

Department 

Prior to the 

approval of the 

improvement 

plans.  

 

AGRICULTURAL RESOURCES 

Impact 3.2-1: The proposed 

Project has the potential to result 

in the conversion of Farmlands, 

including Prime Farmland and 

Farmland of Statewide 

Importance, as shown on the 

maps prepared pursuant to the 

Farmland Mapping and Monitoring 

Program of the California 

Resources Agency, to non-

agricultural uses. 

Mitigation Measure 3.2-1: Prior to the issuance of a Grading Permit, the 

Project applicant shall participate in the City’s agricultural mitigation fee 

program and the SJMSCP by paying the established fees on a per-acre basis for 

the loss of important farmland. Fees paid toward the City’s program shall be 

used to fund conservation easements on comparable or better agricultural 

lands to provide compensatory mitigation. 

City of Manteca 

Community 

Development 

Department 

San Joaquin 

Council of 

Governments 

Prior to site 

disturbance 

 

Impact 3.2-3: The proposed 

Project has the potential to result 

in conflicts with adjacent 

agricultural lands or indirectly 

cause conversion of agricultural 

lands. 

Mitigation Measure 3.2-2: Prior to approval of the Tentative Subdivision Map 

the Project applicant shall demonstrate that the Project site plans include 

adequate measures to buffer adjacent agricultural uses from urban uses on the 

Project site and to reduce adverse impacts to neighboring agricultural uses; 

such measures shall include, but not be limited to: 

- The Project shall provide adequate and secure fencing   at the 

interface of the Project site, or any individual phase of the Project, 

and adjacent agricultural uses.   

- The Project shall provide buffers, which may include parking areas, 

roadways and streets, drainage channels, and landscaped corridors, 

to buffer adjacent agricultural uses from the Project, including any 

individual phase of the Project, from proposed urban uses. 

City of Manteca 

Community 

Development 

Department 

Prior to 

approval of 

improvement 

plans for each 

phase of the 

Project 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

- The Project shall provide notifications to all operators of uses on the 

Project site that are adjacent or in the vicinity of existing agricultural 

land of the City’s Right-to-Farm Ordinance. 

AIR QUALITY 

Impact 3.3-2: Proposed Project 

construction activities would not 

result in a cumulatively 

considerable net increase of any 

criteria pollutant for which the 

Project region is in non-

attainment, or conflict or obstruct 

implementation of the District’s air 

quality plan. 

Mitigation Measure 3.3-1: Prior to the issuance of a Grading Permit for each 

phase of the Project, the Project Proponent shall prepare and submit a Dust 

Control Plan that meets all the applicable requirements of APCD Rule 8021, 

Section 6.3, for the review and approval of the APCD Air Pollution Control 

Officer. 

Mitigation Measure 3.3-2: During all construction activities, the Project 

Proponent shall implement dust control measures, as required by APCD Rules 

8011-8081, to limit Visible Dust Emissions to 20% opacity or less. Dust control 

measures shall include application of water or chemical dust suppressants to 

unpaved roads and graded areas, covering or stabilization of transported bulk 

materials, prevention of carryout or trackout of soil materials to public roads, 

limiting the area subject to soil disturbance, construction of wind barriers, 

access restrictions to inactive sites as required by the applicable rules. 

Mitigation Measure 3.3-3: During all construction activities, the Project 

proponent shall implement the following dust control practices identified in 

Tables 6-2 and 6-3 of the GAMAQI (2002). 

a.  All disturbed areas, including storage piles, which are not being 

actively utilized for construction purposes, shall be effectively stabilized of 

dust emissions using water, chemical stabilizer/suppressant, or vegetative 

ground cover. 

b.  All on-site unpaved roads and off-site unpaved access roads shall be 

effectively stabilized of dust emissions using water or chemical 

stabilizer/suppressant. 

c.  All land clearing, grubbing, scraping, excavation, land leveling, 

grading, cut and fill, and demolition activities shall control fugitive dust 

emissions by application of water or by presoaking. 

d.  When materials are transported off-site, all material shall be 

SJVAPCD Air 

Pollution 

Control Officer, 

and City of 

Manteca 

Community 

Development 

Department 

Prior to the 

commence-

ment of 

construction 

activities 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

covered, effectively wetted to limit visible dust emissions, or at least six 

inches of freeboard space from the top of the container shall be 

maintained.  

e.  All operations shall limit or expeditiously remove the accumulation of 

mud or dirt from adjacent public streets at least once every 24 hours when 

operations are occurring. The use of dry rotary brushes is expressly 

prohibited except where preceded or accompanied by sufficient wetting to 

limit the visible dust emissions. Use of blower devices is expressly 

forbidden. 

f.  Following the addition of materials to, or the removal of materials 

from, the surface of outdoor storage piles, said piles shall be effectively 

stabilized of fugitive dust emissions utilizing sufficient water or chemical 

stabilizer/suppressant. 

g.  Limit traffic speeds on unpaved roads to 5 mph. 

h.  Install sandbags or other erosion control measures to prevent silt 

runoff to public roadways from sites with a slope greater than one percent. 

Mitigation Measure 3.3-4: Asphalt paving shall be applied in accordance with 

APCD Rule 4641, the purpose of which is to limit VOC emissions by restricting 

the application and manufacturing of certain types of asphalt for paving and 

maintenance operations. This rule applies to the manufacture and use of 

cutback asphalt, slow cure asphalt and emulsified asphalt for paving and 

maintenance operations. The Project Applicant shall coordinate with the APCD, 

prior to Project asphalt paving activities, to ensure all Project asphalt paving 

would comply with this rule. The Project Applicant shall provide the City of 

Manteca with evidence of consultation with the APCD, including confirmation 

of compliance with APCD Rule 4641. 

BIOLOGICAL RESOURCES 

Impact 3.4-3: The proposed 

Project has the potential to have 

direct or indirect effects on 

special-status bird species. 

Mitigation Measure 3.4-1: Prior to commencement of any grading 

activities, the Project proponent shall obtain coverage under the SJMSCP to 

mitigate for habitat impacts to covered special status species. Coverage 

involves compensation for habitat impacts on covered species through 

City of Manteca 

Community 

Development 

Department 

Prior to any 

ground 

disturbance  

 



MITIGATION MONITORING AND REPORTING PROGRAM 4.0 
 

Final Environmental Impact Report – Union Ranch North 4.0-5 

 

ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

implementation of incidental take and minimization Measures (ITMMs) and 

payment of fees for conversion of lands that may provide habitat for covered 

special status species. These fees are used to preserve and/or create habitat 

in preserves to be managed in perpetuity. Obtaining coverage for a Project 

includes incidental take authorization (permits) under the Endangered 

Species Act Section 10(a), California Fish and Game Code Section 2081, and 

the MBTA. Coverage under the SJMSCP would fully mitigate all habitat 

impacts on covered special-status species. 

San Joaquin 

Council of 

Governments 

CULTURAL AND TRIBAL RESOURCES 

Impact 3.5-1: Project 

implementation has the potential 

to cause a substantial adverse 

change to a significant historical or 

archaeological resource, as 

defined in CEQA Guidelines 

§15064.5 

Mitigation Measure 3.5-1: Prior to the initiation of any site disturbing 
activities, a training session for all workers shall be conducted at the site by a 
qualified archeologist. The training session will provide information on 
recognition of artifacts, human remains, and cultural deposits to help in the 
recognition of potential issues. 

Mitigation Measure 3.5-2: In concurrence with initial grading, contractors 
shall stop work in case of accidental discovery of buried archeological 
resources if buried cultural resources, such as chipped or ground stone, historic 
debris, building foundations, or human bone, are inadvertently discovered 
during ground-disturbing activities. In such instances, work shall stop within 
100 feet of the discovery, until a qualified archaeologist can assess the 
significance of the find and, if necessary, develop appropriate treatment 
measures in consultation with the city and other appropriate agencies. See 
implementation measure RC-1-46 of the city of Manteca General Plan 2023 
policy document for further detail. 

Mitigation Measure 3.5-3: If any historical resources, cultural resources, 

including prehistoric or historic artifacts, or other indications of archaeological 

or paleontological resources, are found during grading and construction 

activities during any phase of the Project, all work shall be halted immediately 

within a 200-foot radius of the discovery until an archaeologist meeting the 

Secretary of the Interior's Professional Qualifications Standards in prehistoric 

or historical archaeology, as appropriate, has evaluated the find(s).  

Work shall not continue at the discovery site until the archaeologist conducts 

sufficient research and data collection to make a determination that the 

resource is either 1) not cultural in origin; or 2) not potentially significant or 

City of Manteca 

Community 

Development 

Department 

Qualified 

archaeologist 

If any cultural 

resources, 

including 

prehistoric or 

historic 

artifacts, or 

other 

indications of 

archaeological 

resources are 

found during 

grading and 

construction 

activities 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

eligible for listing on the NRHP or CRHR; or 3) not a significant Public Trust 

Resource. 

If Native American resources are identified, a Native American monitor, 

following the Guidelines for Monitors/Consultants of Native American Cultural, 

Religious, and Burial Sites established by the Native American Heritage 

Commission, may also be required and, if required, shall be retained at the 

Project applicant’s expense. 

Impact 3.5-2: Project 

implementation has the potential 

to disturb human remains, 

including those interred outside of 

formal cemeteries. 

Mitigation Measure 3.5-4: If human remains are discovered during the course 

of construction during any phase of the Project, work shall be halted at the site 

and at any nearby area reasonably suspected to overlie adjacent human 

remains until the San Joaquin County Coroner has been informed and has 

determined that no investigation of the cause of death is required. If the 

remains are of Native American origin, either of the following steps will be 

taken: 

• The coroner shall contact the Native American Heritage Commission in 

order to ascertain the proper descendants from the deceased individual. 

The coroner shall make a recommendation to the landowner or the person 

responsible for the excavation work, for means of treating or disposing of, 

with appropriate dignity, the human remains and any associated grave 

goods, which may include obtaining a qualified archaeologist or team of 

archaeologists to properly excavate the human remains. 

• The landowner shall retain a Native American monitor, and an 

archaeologist, if recommended by the Native American monitor, and 

rebury the Native American human remains and any associated grave 

goods, with appropriate dignity, on the property and in a location that is 

not subject to further subsurface disturbance when any of the following 

conditions occurs: 

o The Native American Heritage Commission is unable to identify a 

descendent. 

o The descendant identified fails to make a recommendation. 

o The City of Manteca or its authorized representative rejects the 

recommendation of the descendant, and the mediation by the 

City of Manteca 

Community 

Development 

Department 

Qualified 

archaeologist 

If any cultural 

resources, 

including 

prehistoric or 

historic 

artifacts, or 

other 

indications of 

archaeological 

resources are 

found during 

grading and 

construction 

activities 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

Native American Heritage Commission fails to provide measures 

acceptable to the landowner. 

GEOLOGY, SOILS, AND MINERAL RESOURCES 

Impact 3.6-1: The proposed 

Project may directly or indirectly 

cause potential substantial 

adverse effects, including the risk 

of loss, injury, or death involving: 

rupture of a known earthquake 

fault, strong seismic ground 

shaking, seismic related ground 

failure, or landslides. 

Mitigation Measure 3.6-1: Prior to issuance of a Grading Permit, a certified 

geotechnical engineer, or equivalent, shall be retained to perform a final 

geotechnical evaluation of the soils at a design-level as required by the 

requirements of the California Building Code Title 24, Part 2, Chapter 18, 

Section 1803.1.1.2 related to expansive soils and other soil conditions. The 

evaluation shall be prepared in accordance with the standards and 

requirements outlined in California Building Code, Title 24, Part 2, Chapter 16, 

Chapter 17, and Chapter 18, which addresses structural design, tests and 

inspections, and soils and foundation standards. The final geotechnical 

evaluation shall include design recommendations to ensure that soil conditions 

do not pose a threat to the health and safety of people or structures, including 

threats from liquefaction or lateral spreading. The grading and improvement 

plans, as well as the storm drainage and building plans for each phase of the 

Project shall be designed in accordance with the recommendations provided in 

the final geotechnical evaluation. 

City of Manteca 

Community 

Development 

Department 

Regional Water 

Quality Control 

Board 

Prior to clearing, 

grading, and 

disturbances to 

the ground such 

as stockpiling, or 

excavation 

 

Impact 3.6-6: The proposed 

Project has the potential to 

directly or indirectly destroy a 

unique paleontological resource or 

site or unique geologic feature 

Mitigation Measure 3.6-2: If any paleontological resources are found during 

grading and construction activities of the Project, all work shall be halted 

immediately within a 200-foot radius of the discovery until a qualified 

paleontologist has evaluated the find.  

Work shall not continue at the discovery site until the paleontologist evaluates 

the find and makes a determination regarding the significance of the resource 

and identifies recommendations for conservation of the resource, including 

preserving in place or relocating on the Project site, if feasible, or collecting the 

resource to the extent feasible and documenting the find with the University of 

California Museum of Paleontology. 

City of Manteca 

Community 

Development 

Department 

Certified 

geotechnical 

engineer 

Prior to 

earthmoving 

activities 

 

GREENHOUSE GASES, CLIMATE CHANGE, AND ENERGY 

Impact 3.7-1: Project 

implementation could generate 

greenhouse gas emissions, either 

Mitigation Measure 3.7-1:  Project applicants are prohibited from having 

natural gas water heaters, area heating, or clothing dryers, but are otherwise 

permitted to have natural gas in residential units for cooking and in community 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

directly or indirectly, that may 

have a significant impact on the 

environment to conflict with an 

applicable plan, policy, or 

regulation adopted for the 

purpose of reducing the emissions 

of greenhouse gases. 

spaces. Any Project applicant whose application includes the installation of 

natural gas appliances or features shall provide a GHG offset analysis with its 

building permit application confirming that the GHG emissions related to the 

natural gas use would be offset by the installation of solar panels onsite.  

Mitigation Measure 3.7-2: The Project applicants shall meet the CalGreen Tier 

2 standards as identified in the SMAQMD’s Greenhouse Gas Thresholds for 

Sacramento County (June 2020), except that all “EV Capable” spaces shall be 

“EV Ready,” as defined by CalGreen, consistent with the requirements of BMP 2 

of Tier 1 of the SMAQMD’s greenhouse gas thresholds.   

Mitigation Measure 3.7-3:  

a) Project-Specific Requirements. The Project applicants shall be required to 

reduce Project GHG emissions to the maximum extent feasible by 

incorporating the following onsite measures in addition to implementing 

Mitigation Measures 3.7-1 and 3.7-2:  

a) Construction Emissions.  Prior to the issuance of grading permits, the 

Project sponsor or its designee shall provide evidence to the City of 

Manteca that the following strategies are implemented: 

i. Use electric or hybrid powered equipment for generators and 

other small pieces of equipment (e.g., forklifts and saws), as 

commercially available. 

ii. Use cleaner-fuel equipment such as replacing diesel fuel with 

compressed natural gas (CNG) or renewable diesel, as 

commercially available. 

iii. Reduce idling time of heavy-duty trucks either by shutting 

them off when not in use or reducing the time of idling to no 

more than 3 minutes (5-minute limit is required by the state 

airborne toxics control measure 13 CCR 2485). 

Commercially available equipment is herein defined as equipment 

sourced within 50 vehicle miles of the Project site and within 10% of 

the cost of the diesel-fueled-equivalent equipment. The Project 

Applicant must contact at least 3 contractors or vendors within San 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

Joaquin County and submit to the City justification if the specified 

equipment is not commercially available. 

b) Operational Emissions. 

i. Require Energy Efficient Appliances. Prior to the issuance of 

building permits, the Project sponsor or its designee shall 

provide evidence to the City that exclusively ENERGY STAR-

certified appliances shall be installed, which exceed the 

energy efficiency of conventional appliances. 

ii. Outdoor Electrical Outlets. Prior to the issuance of building 

permits, the Project sponsor or its designee shall provide 

evidence to the City of Manteca that the design plans include 

electrical outlets in the front and rear of the structure to 

facilitate use of electrical lawn and garden equipment. 

iii. Tree Planting. Prior to the applicable certificates of 

occupancy, the Project sponsor or its designee shall plant, at 

a minimum, one tree per every new residential dwelling unit 

proposed. Tree species should be black or valley oak, or 

another broad leaf species with at least an equivalent carbon 

sequestration rate. The Project sponsor shall demonstrate 

that at least 75% of species planted are native to California or 

drought tolerant and appropriate for the climate zone region. 

These trees can be planted roadside, in medians, or in other 

commonly landscaped areas. 

iv. Water Use Efficiency and Water Conservation. Prior to the 

issuance of building permits, the Project sponsor or its 

designee shall provide evidence to the City that the residential 

building design plans include the following water use 

efficiency and conservation measures, including: 

• High-efficiency appliances/fixtures to reduce water use, 

and/or include water-efficient landscape design 

• Low-flow or high-efficiency water fixtures 

• Water-efficient landscapes with lower water demands than 

required by the California Department of Water 
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ENVIRONMENTAL IMPACT MITIGATION MEASURE 
MONITORING 

RESPONSIBILITY 
TIMING 

VERIFICATION 

(DATE/INITIALS) 

Resources (DWR) 2015 Model Water Efficient 

Landscape Ordinance (MWELO) 

• Planting of drought-tolerant plant species only 

• Provide a copy of the educational materials that will be 

provided to future homeowners and tenants about 

water saving behaviors and water-conserving 

landscaping with sales material for City review. 

• Installation of piping to allow future use of reclaimed water 

for landscaping purposes in all park areas. 

v. Circulation. The Project sponsor or its designee shall include 

the following features to reduce VMT:   

• Install sidewalks and crosswalks where appropriate and 

consistent with City requirements. 

• Install new or improved bicycle paths and bicycle racks at 

community destination locations such as parks and 

community recreation areas.   

• Sales and rental packets shall include information about 

local public transit, including links to the ACE and 

Manteca Transit websites and a list of services that 

match riders and drivers for ridesharing and carpooling.  

 
In addition to the above, on-site measures, if additional to 
reductions accounted for in the CAP and/or CAP Update, the 
Project would provide the City with up to four EV charging 
stations at one or more City facilities based on the City’s need 
and to the extent resulting in quantifiable reductions, which 
would further reduce GHG emissions.   

 
Compliance with CAP Update. While the CAP Update is currently being 

prepared, it is anticipated that the CAP Update will ultimately establish 

policies, programs, standards, and requirements for government, private 

industry, and the public to achieve the goals laid out in state law and the 2022 

Scoping Plan. Once the CAP Update is adopted, the portions of the Project that 

would be subject to the requirements of the CAP Update would comply with 
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applicable CAP Update measures. 

HAZARDS AND HAZARDOUS MATERIALS 

Impact 3.8-1: Potential to create a 

significant hazard through the 

routine transport, use, or disposal 

of hazardous materials or through 

the reasonably foreseeable upset 

and accident conditions involving 

the release of hazardous materials 

into the environment. 

Mitigation Measure 3.8-1: Prior to the issuance of a Grading Permit, a Soils 

Management Plan (SMP) shall be submitted and approved by the San Joaquin 

County Department of Environmental Health. The SMP shall establish 

management practices for handling hazardous materials, including fuels, 

paints, cleaners, solvents, etc., during construction. The approved SMP shall be 

posted and maintained onsite during construction activities and all 

construction personnel shall acknowledge that they have reviewed and 

understand the plan. 

Mitigation Measure 3.8-2: Prior to the acceptance of improvements, the 

applicant shall hire a licensed well contractor to obtain a well abandonment 

permit from San Joaquin County Environmental Health Department, and 

properly abandon the on-site wells, pursuant to review and approval of the City 

Engineer and the San Joaquin County Environmental Health Department. 

Mitigation Measure 3.8-3: The applicant shall hire a qualified consultant to 

perform additional testing prior to the issuance of grading permits or 

demolition permits for construction activities in the following areas that have 

been deemed to have potentially hazardous conditions present:  

•  The residential units and adjoining structures. 

• The soils in the area where farming equipment and above ground 

tanks have been used. 

The intent of the additional testing is to investigate whether any of the 

buildings, facilities, or soils contain hazardous materials. If asbestos-containing 

materials and/or lead are found in the buildings, a Cal-OSHA certified ACBM 

and lead based paint contractor shall be retained to remove the asbestos-

containing materials and lead in accordance with EPA and California 

Occupational Safety and Health Administration (Cal/OSHA) standards. In 

addition, all activities (construction or demolition) in the vicinity of these 

materials shall comply with Cal/OSHA asbestos and lead worker construction 

standards. The ACBM and lead shall be disposed of properly at an appropriate 

San Joaquin 

County 

Department of 

Environmental 

Health 

City of Manteca 

Community 

Development 

Department 

 

Prior to the 

issuance of a 

grading permit 
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offsite disposal facility. If surface staining is found on the Project site, a 

hazardous waste specialist shall be engaged to further assess the stained area. 

HYDROLOGY AND WATER QUALITY 

Impact 3.9-1: The proposed 

Project has the potential to violate 

water quality standards or waste 

discharge requirements during 

construction. 

Mitigation Measure 3.9-1: Prior to clearing, grading, and disturbances to the 

ground such as stockpiling, or excavation for each phase of the Project, the 

Project proponent shall submit a Notice of Intent (NOI) and Storm Water 

Pollution Prevention Plan (SWPPP) to the RWQCB to obtain coverage under the 

General Permit for Discharges of Storm Water Associated with Construction 

Activity (Construction General Permit Order 2009-0009-DWQ amended by 

2010-0014-DWQ & 2012-0006-DWQ). The SWPPP shall be designed with Best 

Management Practices (BMPs) that the RWQCB has deemed as effective at 

reducing erosion, controlling sediment, and managing runoff. These include: 

covering disturbed areas with mulch, temporary seeding, soil stabilizers, 

binders, fiber rolls or blankets, temporary vegetation, and permanent seeding. 

Sediment control BMPs, installing silt fences or placing straw wattles below 

slopes, installing berms and other temporary run-on and runoff diversions. 

These BMPs are only examples of what should be considered and should not 

preclude new or innovative approaches currently available or being developed. 

Final selection of BMPs will be subject to approval by City of Manteca and the 

RWQCB. The SWPPP will be kept on site during construction activity and will be 

made available upon request to representatives of the RWQCB. 

City of Manteca 

Community 

Development 

Department 

Prior to the 

issuance of a 

grading permit 

 

Impact 3.9-2: The proposed 

Project has the potential to violate 

water quality standards or waste 

discharge requirements during 

operation. 

Mitigation Measure 3.9-2: The Project applicant shall implement the following 

nonstructural BMPs that focus on preventing pollutants from entering 

stormwater: 

• Pollution Prevention/Good Housekeeping 

o Prior to clearing, grading, and disturbances to the ground 

such as stockpiling, or excavation in each phase of the 

Project, the Project proponent shall develop a spill response 

and prevention plan as a component of (1) SWPPPs 

prepared for construction activities, (2) SWPPPs for 

facilities subject to the NPDES Stormwater Permit, and (3) 

City of Manteca 

Community 

Development 

Department 

Regional Water 

Quality Control 

Board 

Prior to 

approval of 

improvement 

plans 
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spill prevention control and countermeasure plans for 

qualifying facilities. The spill response and prevention plan 

shall be implemented during all construction activities. 

o Streets and parking lots in all non-residential portions, 

including the right-of-way, of the Project site shall be swept 

at least once every two weeks. 

• Operation and Maintenance (O&M) of Treatment Controls 

o Prior to clearing, grading, and disturbances to the ground 

such as stockpiling, or excavation in each phase of the 

Project, the Project proponent shall develop an Operation 

and Maintenance (O&M) Plan for the storm drainage 

facilities to ensure long-term performance. The O&M plan 

shall incorporate the manufacturers’ recommended 

maintenance procedures and include (1) provisions for 

debris removal, (2) guidance for addressing public health or 

safety issues, and (3) methods and criteria for assessing the 

efficacy of the storm drainage system. An annual report 

shall be submitted to the City certifying that maintenance 

of the facilities was conducted according to the O&M plan. 

Mitigation Measure 3.9-3: The Project applicant shall implement the following 

structural BMPs that focus on preventing pollutants from entering stormwater, 

or alternative BMPs approved by the City of Manteca. Implementation of BMPs 

apply to all non-residential parcels, including the right-of-way, as appropriate. 

• Extended Detention Facilities: Extended detention refers to the 

facilities proposed for the Project site that would detain and 

temporarily store stormwater runoff to reduce the peak rates of 

discharge to the storm drainage system. Detention of stormwater 

allows particles and other pollutants to settle and thereby potentially 

reduce concentrations and mass loading of contaminants in the 

discharge.  

• Grassed Swales: A swale is a vegetated, open channel management 

practice designed to treat and attenuate stormwater runoff for a 

specified water quality volume. Stormwater runoff flowing through 
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these channels is treated by being filtered through vegetation in the 

channel, through a subsoil matrix, and/or through infiltration into 

the underlying soils. Swales can be used throughout the proposed 

Project area where feasible in the landscape design to treat parking 

lot runoff.  

Proprietary Devices: There are a variety of commercially available stormwater 

treatment devices designed to remove contaminants from drainage once flows 

enter the conveyance systems. StormFilter™ units, or equivalent filtration-type 

systems, and Bioswales are recommended for streets and parking areas. Drop 

inlet filters should also be used to control drainage runoff water quality. 

NOISE 

Impact 3.11-1: The proposed 

Project may generate a substantial 

temporary or permanent increase 

in ambient noise levels in the 

vicinity of the project in excess of 

standards established in the local 

general plan or noise ordinance, or 

applicable standards of other 

agencies. 

Mitigation Measure 3.11-1: Construction activities shall adhere to the 

requirements of the City of Manteca Municipal Code with respect to hours of 

operation. This requirement shall be noted in the improvements plans prior to 

approval by the City’s Public Works Department. 

Mitigation Measure 3.11-2: All equipment shall be fitted with factory equipped 

mufflers, and in good working order. This requirement shall be noted in the 

improvements plans prior to approval by the City’s Public Works Department. 

Mitigation Measure 3.11-3: An 8-foot tall barrier shall be constructed along 

the Union Road Frontage, adjacent to proposed Project residential uses, in 

order to achieve the City’s exterior noise standards. Noise barrier walls shall be 

constructed of concrete panels, concrete masonry units, earthen berms, or any 

combination of these materials that achieve the required total height. Wood is 

not recommended due to eventual warping and degradation of acoustical 

performance. These requirements shall be included in the improvements plans 

prior to their approval by the City’s Public Works Department.  Figure 3.11-2 

shows the recommended sound wall locations. It should be noted that this 

noise control measure could be phased, under the condition that a 

supplemental analysis were to be conducted that demonstrates that interim 

phases would meet the City’s noise standards without full Project buildout. 

Mitigation Measure 3.11-4: For the first rows of lots on the Union Ranch North 

subdivision adjacent to the Union Road right of way, second floor exterior 

City of Manteca 

Public Works 

Department 

Prior to 

approval of 

improvements 

plans 
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facades with a view of Union Road would need the following noise control 

measures: 

• Windows shall have a sound transmission class (STC) rating of 34, 

• Interior gypsum at exterior walls shall be 5/8”; 

• Ceiling gypsum shall be 5/8”; 

• Exterior finish shall be stucco, fiber cement lap siding, or system with 

equivalent weight per square foot; 

• Mechanical ventilation shall be installed in all residential uses to 

allow residents to keep doors and windows closed, as desired for 

acoustical isolation. 

As an alternative to the above-listed interior noise control measures, the 

applicant may provide a detailed analysis of interior noise control measures 

once building plans become available. The analysis should be prepared by a 

qualified noise control engineer and shall outline the specific measures 

required to meet the City of Manteca 45 dB Ldn interior noise level standard. 

Impact 3.11-2: The proposed 

Project would not generate 

excessive groundborne vibration 

or groundborne noise levels. 

Mitigation Measure 3.11-5: Any compaction required less than 26 feet from 

the adjacent residential structures shall be accomplished by using static drum 

rollers which use weight instead of vibrations to achieve soil compaction. As an 

alternative to this requirement, pre-construction crack documentation and 

construction vibration monitoring could be conducted to ensure that 

construction vibrations do not cause damage to any adjacent structures. 

City of Manteca 

Public Works 

Department 

Prior to 

approval of 

improvements 

plans 

 

TRANSPORTATION AND CIRCULATION 

Impact 3.13-2: Project 

implementation may conflict with 

a program, plan, policy or 

ordinance addressing the 

circulation system, including 

transit, bicycle, and pedestrian 

facilities. 

Mitigation Measure 3.13-1: As feasible, and where applicable at the 

improvement plan stage of development, as determined through consultation 

between the Project applicant and the City of Manteca, the Project applicant 

shall implement the following measures, which are identified in the CAPCOA 

Draft Handbook for Analyzing Greenhouse Gas (GHG) Emission Reductions, 

assessing Climate Vulnerabilities, and Advancing Health and Equity (GHG 

Handbook): 

• Increase residential density; 

• Limit residential parking supply; 

• Unbundle residential parking cost from property cost; 

City of Manteca 

Public Works 

Department 

Prior to issuance 

of building 

permits for each 

phase of the 

Project 
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• Provide access to transit (Transit Oriented Development); 

• Improve street connectivity; 

• Provide ride-share program; 

• Implement subsidized or discounted transit program; 

• Provide end-of-trip bicycle facilities; 

• Provide community-based travel planning; 

• Implement market price public on-street parking; 

• Provide pedestrian network improvement; 

• Construct or improve bike facility; 

• Construct or improve bike boulevard; 

• Expand bikeway network; 

• Implement conventional or electric carshare program; 

• Implement pedal or electric bikeshare program; 

• Implement scooter-share program; 

• Extend transit network coverage or hours; 

• Increase transit service frequency; 

• Implement transit-supportive roadway treatments; 

• Reduce Transit Fares 

UTILITIES 

Impact 3.14-5: The proposed 

Project has the potential to 

require or result in the 

construction of new stormwater 

drainage facilities, the 

construction of which could cause 

significant environmental effects. 

Mitigation Measure 3.14-1: Prior to the issuance of a building or grading 

permit, the Project applicant shall submit a drainage plan to the City of 

Manteca for review and approval. The plan shall include an engineered storm 

drainage plan that demonstrates attainment of pre-Project runoff 

requirements prior to discharge and describes the treatment controls used to 

reach attainment consistent with the Manteca Storm Drain Master Plan. 

City of Manteca 

Public Works 

Department 

Prior to issuance 

of building 

permits for each 

phase of the 

Project 

 

Impact 3.14-6: The proposed 

Project has the potential to be 

served by a landfill with sufficient 

permitted capacity to 

accommodate the Project’s solid 

waste disposal needs and comply 

with federal, State, and local 

statutes and regulations related to 

Mitigation Measure 3.14-2: Prior to the issuance of a building or grading 

permit for each phase of the Project, the Project applicant shall pay the City’s 

waste collection fee which equates to the Project’s fair share contribution, 

consistent with section 13.02.050, Charges for solid waste collection services, 

of the City’s municipal code. 

City of Manteca 

Public Works 

Department 
Prior to issuance 

of building 

permits for each 

phase of the 

Project 
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solid waste. 
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